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3.5.4 Proposed Access and Circulation 
The proposed Project would establish a new roadway system constructed to public street 
standards throughout the area of new residential development. Most streets within the Project site 
would provide circulation internal to the development, but would not provide ingress or egress 
from the Project site, as shown in Figure 3-3.  

Project ingress and egress would be provided by Central Avenue and Palms Drive. Palms Drive is 
mostly paved off-site and would be extended into the Project site as a two-lane road. Central 
Avenue is mostly paved west of the Project site and unpaved as it extends adjacent to the 
northeastern boundary of the site. Both streets would be improved to better accommodate two 
lanes of moving traffic and paved as part of the Project.  

The proposed “B” Street and “C” Drive within the Project site would provide connections 
between Central Avenue and Palms Drive. The proposed “C” Drive would run along the eastern 
boundary of residential development, separating it from the easternmost area of the site 
containing the new C.3 Basin, the neighborhood park and protected freshwater pond and marshes. 
All other proposed streets (“A” Court, “D” Drive and “E,” “F,” and “G” streets) would provide 
internal circulation within the Project site only. 

The Project applicant is requesting an exception to Code 98-4.002 pertaining to 52' R/W for 
Minor streets to allow for 50' R/W for all Minor streets within Bayview.  For all Minor streets 
within Bayview Estates, Applicant is proposing 50' R/W, 36' pavement width, parking on both 
sides, and 5' sidewalk on both sides. The applicant is also requesting an exception to Code 98-
4.002 pertaining to 56' R/W for Collectors in order to allow for 50' R/W for Central Ave. and 
Palms Dr. within Bayview Estates.  For Central Ave and Palms Dr., where it is proposed to have 
50' R/W, 36' pavement width, parking on both sides, and 5' sidewalk on both sides. A final 
exception is being requested to Code 98-4.002 pertaining to 56' R/W and 36' pavement width 
(curb face to curb face) for Collectors in order to allow for 44' R/W for C Dr.  For C Dr., 
Applicant is proposing 44' R/W, 32' pavement width, parking on one side (or no parking both 
sides), and 5' sidewalk both sides. 

3.5.5 Proposed Utilities  
The proposed Project would use existing and available water and wastewater treatment and off-
site transmission/conveyance capacity. The Project applicant will also assume responsibility for 
constructing all on-site water and wastewater improvements needed to tie into the existing 
backbone infrastructure and adequately serve the Project. Some existing utility lines would 
require repair and/or upgrade to serve the proposed development.  

Sanitary Sewer Service 

The Project site currently falls within two sanitary sewer districts: The CCCSD and the MVSD. 
However, MVSD approved of the proposed subdivision and the annexation of the Project site to 
be wholly within the MVSD SOI, subject to the approval by the Local Agency Formation 
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Commission (LAFCO). MVSD issued a “Will Serve” letter confirming its plan to provide 
wastewater utility service to the Project site.  

The Project would require a new connection to MVSD’s existing sanitary sewer main in Palms 
Drive, and replace and/or upgrade this existing sewer main per MVSD standards in order to serve 
the Project.  

Water Supply Infrastructure 

The Project would require new and upgraded water supply conveyance infrastructure. The 
locations of the offsite portion of the proposed 12-inch waterline for the Project, as shown in 
Figure 3-5, Waterline Exhibit, are designed to minimize the placement of waterlines within or 
crossing existing petroleum pipeline corridors. Also, to avoid the need for extensive additional 
water infrastructure, all residential lots are located at or below 92 feet above mean sea level (msl) 
in elevation. This Project has been determined by CCWD to be in an area that is deficient in fire 
flow (i.e. not having sufficient water flow to meet fire fighting demands) and thus would require 
the extension of CCWD’s existing 12-inch transmission main currently terminating within the 
Conco property just northwest of the BNSF railroad. This main extension would be constructed 
under the proposed gravel access road through Parcel B Open Space (the access road would be 
outside of the delineated wetlands), connecting to “C” Drive, then branching off to the in-tract 
water distribution network to serve the Project. 

This Project has been determined by CCWD to be in an area that is deficient in fire flow (i.e., not 
having sufficient water flow to meet fire-fighting demands) and thus would require the extension 
of CCWD's existing 12-inch transmission main currently terminating within the Conco property 
located northwest of the BNSF railroad. This main extension would be constructed under the 
proposed gravel access road through Parcel B Open Space (the access road would be outside of 
the delineated wetlands), connecting to "C" Drive, then branching off to the in-tract water 
distribution network to serve the Project. 

The in-tract water distribution network would also connect to CCWD’s existing 6” water mains in 
Central Avenue and Palms Drive. These connections would enhance fire flow in the currently 
deficient area adjacent to the Project to the northwest. Within the Project site, the 8-inch waterline 
within Central Avenue would preserve a minimum 10-foot buffer west of the existing petroleum 
pipeline easements should the pipeline itself stray outside of its easement. Positive petroleum 
pipeline locations would be identified through a process of pothole verification and surveying 
prior to any grading at the site. 

See more detail regarding the proposed sanitary sewer and water service, infrastructure, related 
construction, and reference citations in Section 4.15, Utilities and Service Systems, in Chapter 4 
of this Draft EIR, in addition to the overview of proposed construction activities under Section 
3.5.6 (Project Phasing and Construction) below. 
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3.5.6 Project Phasing and Construction 

Schedule, Activities and Equipment 

The Project is anticipated to be developed in up to three phases, generally from west to east 
across the site, with an anticipated grading start date in 2021 and last house completion date in 
2024. The proposed neighborhood park is anticipated to occur at the mid-point of house 
construction (i.e., around the 70th of the 144 total residential units).  

The Project will involve grading and construction activities typical for residential subdivision 
development on sloped, undeveloped property: grading and site preparation, tree/vegetation 
removal, utility trenching and backbone infrastructure (including stormwater elements), 
construction of primary roadways and public-realm improvements, vertical construction and 
finishing (residences), and master and lot-specific landscaping. Construction equipment will 
include, but not be limited to, excavators, backhoes, bulldozers, wheeled loaders, dump trucks, 
compaction equipment, and numerous pick-up trucks, during the site preparation (tree removal 
and grading) and construction phases.  

Staging and Access 

Construction staging would occur primarily on the Project site and is anticipated to include a 
storage container, mobile office, parking, materials/laydown area and other construction 
equipment. The applicant also owns adjacent parcels along Palms Drive and Central Avenue, and 
will use these parcels for staging during the final stages of construction. It is anticipated that 
temporary construction vehicle access to the Project site during construction would occur along 
Pacheco Boulevard, Arthur Road, Central Avenue and Palms Drive, subject to the County’s 
approval of a Construction Management and Traffic Control Plan to be prepared by the Project 
sponsor. Larger construction vehicles will utilize Central Avenue (rather than Palms Drive), since 
it is the wider of the two direct access roads.  

3.5.7 Sustainability and Green Building Elements  
The proposed Project incorporates the following voluntary sustainability elements that are not 
otherwise required for compliance with the California Green Building Standards Code (Part 11, 
Title 24) Code (CALGreen Code), California Energy Code or other regulatory requirements, or 
identified as mitigation measures in this Draft EIR. Where applicable, certain voluntary elements 
that exceed required to meet existing regulatory standards are factored into the environmental 
analysis presented in Chapter 4 of this Draft EIR and include measures such as using 
ecologically-sensitive landscaping, reducing domestic water use, optimizing energy performance, 
using recycled materials, low-emitting construction materials and coatings.  
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3.6 Proposed General Plan Amendments and 
Rezoning 

Neither the existing General Plan land use designation nor the existing Zoning designation 
applied to the Project site allows for the residential use. Therefore, the Project requests a General 
Plan amendment and a zoning reclassification, which are required to permit the proposed 
development.  

3.6.1  General Plan Amendments 
The Project site is designated as Heavy Industry (HI) in the County’s General Plan Land Use 
Map. The HI designation allows for activities requiring large areas of land with convenient truck 
and rail access. The Project requests that the County amend the General Plan Land Use Map to 
change the existing HI land use designation to the Single Family Residential-High Density (SH), 
and Open Space (OS) land use designations. Each is described below and delineated in Figure 3-3 
in this Draft EIR.  

• Single Family Residential-High Density (SH). A Single Family Residential-High Density 
designation permits between 5.0 and 7.2 single-family units per net acre and sites up to 
14,519 square feet. The General Plan assumes that, with an average of 2.5 to 3.0 persons per 
household, population densities within this land use designation would normally range 
between about 12.5 to about 22 persons per acre.  

• Open Space (OS). Lands designated as Open Space can be public or private property, and 
include wetlands and other areas of ecological resources, as well as geologic hazards and 
steep, unbuildable areas. Appropriate uses in the OS designation include maintaining critical 
marsh and endangered habitats, and establishing safety zones around identified geologic 
hazards. Low-intensity, private recreation uses are also appropriate for this designation. New 
housing is permitted within this designation.  

The Project also proposes the amend policy language in the Land Use Element of the General 
Plan. Specifically, Policy 3-105 is specific to the Vine Hill/Pacheco Boulevard area and would 
prohibit development of the proposed Project. The Project proposes to amend Policy 3-105 
shown below to accommodate the grading and residential development: 

o Policy 3-105: The scenic assets and unstable slopes of the Vine Hill Ridge will, in some 
measure, be preserved while still allowing safe, feasible development of the property. 
Grading of these scenic assets shall be permitted to allow for development granted that 
the remainder parcels are to be protected for open space/agricultural use. 

3.6.2  Rezoning 
The Project site designated with the County’s Heavy Industrial (H-I) zoning district, which allows 
for a range of industrial and manufacturing uses, but not residential use. Therefore, the Project 
proposes a zoning reclassification to Planned Unit District (P-1) in order to accommodate the 
proposed residential uses and for the Project to be consistent with the amended General Plan land 
use designations discussed above.  
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There is no minimum size or dimensional requirements for a parcel designated P-1, but generally 
parcels designated P-1 conform to the R-6 zoning district lot requirements and would also 
reference the R-6 district development standards. Permitted uses within a P-1 district include 
detached single-family dwellings on legally established lots and associated auxiliary structures 
and uses. Structures generally are limited to 2.5 stories and 35 feet in height.  

See Section 4.10, Land Use, Plans and Policies, in Chapter 4 of this Draft EIR for further 
description of the existing and proposed General Plan and zoning designations.  

3.7  Discretionary Actions and Other Permits and 
Approvals 

A number of permits and approvals would be required before development of the proposed 
Project could proceed. As Lead Agency for the Project, Contra Costa County is responsible for 
the majority of approvals required for development and for preparation of this Draft EIR 
(pursuant to CEQA Guidelines Section 15051). Table 3-2, Required Approvals and Permits 
for the Proposed Project, identifies currently anticipated County approvals and permits for the 
proposed Project, without limitation. Table 3-2 also identifies other agencies that will or may 
have purview over some aspect of the Project. Once certified, this EIR is intended to be used for 
the required discretionary actions described below, along with any other discretionary approvals 
that are requested and required in connection with the Project but not listed below.  

TABLE 3-2 
REQUIRED APPROVALS AND PERMITS FOR THE PROPOSED PROJECT 

CONTRA COSTA COUNTY (LEAD AGENCY) 

Contra Costa County Planning 
Commission and Contra Costa 
County Board of Supervisors 

Discretionary Approvals:  

• General Plan Amendment - to change the land use map to change the Heavy 
Industry (HI) designation to the Single Family Residential-High Density (SH), 
and Open Space (OS); and to amend Policy 3-105) 

• Rezoning - to change the Heavy Industrial (H-I) zoning designation to Planned 
Unit District (P-1) 

• Vesting Tentative Subdivision Map 

• Project Development Plan (Preliminary and Final) 

• Conditional Use Permits or Variances, if determined necessary once detailed 
plans are submitted 

 Ministerial Permits and Administrative Approvals: Including but not limited to: 

• Grading Permits 

• Tree Preservation and Removal Permit 

• Building Permits 

• Encroachment Permits  

• Approval of Drainage Master Plan 
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TABLE 3-2 (CONTINUED) 
REQUIRED APPROVALS AND PERMITS FOR THE PROPOSED PROJECT 

REGIONAL AND LOCAL AGENCIES (RESPONSIBLE AGENCIES) 

Contra Costa County Flood 
Control and Water 
Conservation District  

•  Compliance with the County Regional Drainage Plan 

•  Flood Control Encroachment Permits 

San Francisco Regional Water 
Quality Control Board 
(RWQCB) 

• National Pollutant Discharge Elimination System (NPDES) permit for 
stormwater discharge construction dewatering 

• Clean Water Act Section 401 permit for construction affecting jurisdictional 
waters on site) 

• Acceptance of Notice of Intent (NOI) to obtain coverage under the General 
Construction Activity Storm Water Permit (General Construction Permit) and 
Notice of Termination after construction is complete 

Bay Area Air Quality 
Management District 
(BAAQMD) 

• Compliance with BAAQMD Regulation 2, Rule 1 (General Requirements) for 
all portable construction equipment subject to that rule, and permits for natural 
gas-powered emergency generators 

Contra Costa Water District 
(CCWD) 

• Approval of new and extended water lines, new water hookups  

• Water Supply Assessment  

Mt. View Sanitary District 
(MVSD) 

• Approval of new and extended sewer lines and connections   

Local Agency Formation 
Commission (LAFCO) 

• Approval of annexation of Project site areas into the MVSD Sphere of 
Influence (SOI) 

Pacific Gas & Electric (PGE), 
Cable, Satellite and/or 
Telephone Service Providers 

• New or expanded service requests and, where applicable, meter installations 

STATE AGENCY 

California Department of Fish & 
Wildlife (CDFW) 

• Issuance of an Incidental Take Permit under the California Endangered 
Species Act, if the proposed Project impacts State-listed endangered or 
threatened species or their habitat. 

FEDERAL AGENCIES  

U.S. Army Corps of Engineers 
(USACE) 

• Approval of a Section 404 Permit may be required under the Federal Clean 
Water Act for Project impacts to jurisdictional waters of the United States 
resulting from the construction of the Project, if any. 

U.S. Fish & Wildlife Service 
(USFWS) 

• Consultation with USACE under Section 7 of the Federal Endangered Species 
Act and issuance of a USFWS Biological Opinion may be required for Project 
impacts to federally-listed special status species or their habitat, if any. 
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